Planning Staff Report to
Greenville Planning Commission
April 9, 2021
for the April 15, 2021 Public Hearing

Docket Number: SD 21-051

Applicant: Austin Allen, Arbor Engineering

Property Owner: Honey Bee Investments, LLC

Property Location: 323 Wilkins Street

Tax Map Number(s): 0095000800500, 0106000200300

Acreage: 1.29 acres

Zoning: RM-1, Single- & Multi-Family Residential District

Proposal: Major subdivision request for 7 single-family detached residential lots
Staff Recommendation: APPROVE, with staff comments and conditions

Applicable Sections of the City of Greenville Code of Ordinances:

Sec. 19-2.1.2(A), Administrative and decision-making bodies, Planning commission, Powers and duties
Sec. 19-2.2.4(C), Common procedures, Neighborhood meetings, Neighborhood meeting required

Sec. 19-2.3.13(A), Land development, Subdivision

Sec. 19-6.7.2, Access standards

Sec. 19-6.7.3, Utility standards

Project Overview:

The applicant proposes a major subdivision of 2 lots into 7 lots on a 1.29 acre tract located along Wilkins
Street. The subdivision will be served primarily by Wilkins Street, an existing public road, and one new
street. New sidewalks are planned along the sides of each street with planned residences.

The Planning Commission previously approved a multifamily development for 13 units on this site, via case
MD 18-005 (18-979), on February 28, 2019.

Procedural Requirements:

Pre-Application and Development Meetings

A pre-application meeting was held between the applicant and City Planning, Civil Engineering and Fire
Department Staff. Multiple design layouts were proposed with focused discussions on lot sizes, pedestrian
infrastructure, required road improvements and cul de sac dimensions.

Neighborhood Meeting

The applicant sent a notice to property owners within 500 feet of the project site on Monday, February 8t.
The applicant also presented at the regularly scheduled meeting of the Greater Sullivan Neighborhood on
Tuesday, February 9. There were several questions from the neighborhood that were answered at these
meetings:

2/8: The construction timeline is expected to be about 6 months. The houses will range in size from
1200 to 1700 square feet on the first floor. The architectural style will be bungalow. Height will be



1.5 stories planned for most but up to 2.0 stories. No common areas are planned. Units will be
serviced through underground power, but transmission lines will remain as existing. Sewer line will
connect to a manhole on Wilkins Street.

2/9: Stormwater retention/detention facilities are not being proposed. Homes along Wilkins Street
will face Wilkins Street. The intent is for sale of the individual properties. The houses will range in
size from 1200 to 1700 square feet on the first floor. Trees will be removed as part of this
development. The Neighborhood Overlay Design Standards will apply to homes built within the
development. A builder has not been determined.

Site Information:

The proposed subdivision is generally located on Wilkins Street, adjacent to the Sullivan Center Lifelong
Learning parking lot.

The subject property is zoned RM-1, Single- & Multi-Family Residential District and is located within the
Greater Sullivan Neighborhood Overlay and Special Emphasis Neighborhood. Current land use of the
property is vacant, site of a recently demolished motel/apartments. Adjacent land uses include single-
family residential to the north, west, and south, and educational to the northeast (adult learning) and east
(parking).

The GVL2040 Future Land Use designation for this property is “Urban Residential”, which includes a
mixture of low-density and medium-density housing types, including multifamily units, townhouses, single-
family detached, and single-family attached dwellings.

Staff Analysis:

Development Use, Layout and Dimensional Requirements

The RM-1, Single- & Multi-Family Residential District allows a density of up to 10 residential units per acre
with a prorated minimum lot area of 4,356 square feet. Typical lot dimensions in this development comply
with minimum lot width and lot area requirements and are consistent with current single-family residential
patterns along Wilkins Street. Lots as proposed appear to have adequate space to meet setback
requirements and remain developable. The single-family detached residential use is a permitted use in the
RM-1, Single- & Multi-Family Residential District.

Vehicle and Pedestrian Access and Circulation

Proposed lots on this site will be served by public streets. Four lots will be established to front Wilkins
Street with three lots accessed by a new road and cul de sac (Pluto Court). The street name “Pluto Court”
has preliminary approval by Greenville County E911. Road right-of-way for Pluto Court will extend to the
development on the east and south sides of the site in order to allow connection to any future development
on adjacent properties.

A 5ft sidewalk is proposed along the south side of Wilkins Street along the extent of the project. A sidewalk
will be installed along only the west side of Pluto Court to serve the proposed residential lots and will
terminate at the peak of the cul de sac. A curb lawn consistent with the City’s Design and Specifications
Manual will be provided along installed sidewalks.

Landscaping, Buffering, and Common Open Space

A preliminary landscape plan has not yet been submitted. Street tree requirements will be enforced along
the existing and proposed roads. Landscape, tree protection, and creek buffering requirements will be
addressed during the permit process.

Common open space or recreational space is not required as part of the City’s regulations for single-family
detached residential developments and no common open space is indicated on the plat.

STAFF RECOMMENDATION:
APPROVE, with staff comments and conditions



Staff Comments and Conditions

Planning Comments

Comments:
1) Single-family residential infill standards apply to this site and resultant parcels, as outlined in the
Land Management Ordinance (LMO) Section 19-6.9.
2) The Design Standards for Neighborhood Revitalization Overlay Districts will apply to homes built
within the development, as outlined in LMO Section 19-6.12.

City Engineer Comments and Conditions

Comments and Conditions:
Recommend preliminary subdivision approval subject to conditions and requirements of the Civil, Traffic
and Environmental Engineering divisions.

Civil Engineer Comments and Conditions

Comments and Conditions:
Standard Comments

1) The development shall meet the requirements of Article 19-2.3.13(A) Land Development —
Subdivision of the Land Management Ordinance of the City of Greenville.

2) All proposed public and private improvements shall meet the requirements of Section 19-6.7 Site
Development and Related Infrastructure of the City’s Land Management Ordinance. The design
and construction of the public and private infrastructure shall conform to all applicable federal and
state regulations and the requirements of the City’s design and specifications manual.

3) Right of Way Encroachment Permits - All improvements or construction activity performed within
the public right of way of Anderson Street will require an approved SCDOT encroachment permit.

4) Final Plat — A Final Plat shall be recorded for the subdivision. The final plat will require a separate
application and shall be submitted in conformance with the Final Plat requirements as outlined in
Appendix F of the City’s Administrative Manual. All required public and private infrastructure
improvements shall be permitted, constructed and accepted by the respective agencies or bonded
prior to approving the final plat for recording.

5) A Site Plan Permit shall be approved for the development of the site detailing the demolition,
grading and stormwater, utility improvements and site access.

Site Specific Comments
6) Access — The development is proposing to access an existing public street, Wilkins Street, owned

by the City to provide access to Lots 1-4 and the construction of a new public road, Pluto Court, to
serve as the primary access to the lots 5-7.

7) Pluto Court shall be designed to meet the City’s standard for a local residential street standard and
cul-de-sac. Sidewalk on one side of the road only is acceptable but the road must be shifted within
the right of way to allow for a 5.0’ curb lawn.

8) Sight Triangles shall be established at the intersection of Pluto and Wilkins Street.

9) Wilkins Street Sidewalk — A new sidewalk and curb lawn shall be constructed along the property
frontage of Wilkins Street as shown on the preliminary plat. Existing driveways on Wilkins Street
not proposed to be reused shall be closed with curb matching the existing street section. Existing
curb along Wilkins Street that is in poor condition shall be replaced with new curb.

10) Utility Road Repair - Per City Ordinance 36-109, any utility cut exceeding 20 feet in length or width
may require repaving the road up to 100 feet on either side of the repair area. It is anticipated that
Wilkins Street will have to be resurfaced due to the impacts of the various proposed utility cuts
associated with Lots 1-3 and utility extensions required for this subdivision. The utility impacts and
street repair requirements will be evaluated further and permitted with the required site permit but
it the developer will be required to mill and/or resurface the street within the entire limits of the
proposed utility work area to meet City ordinance requirements.



11) The development will require an extension of the City’s sanitary sewer system and an extension of
the water system to serve the new lots. Easements will be required through the site for the utility
extensions and recorded with the final plat for the subdivision.

12) HOA Covenants, Conditions and Restrictions — A declaration of covenants, conditions and
restrictions shall be recorded with the Greenville County Register of Deeds Office establishing
ownership and maintenance responsibilities of any proposed stormwater management features
and/or other common elements of the subdivision. A reference to the declaration of covenants and
restrictions shall be provided on the final plat.

Environmental Engineer Comments and Conditions

Comments and Conditions:
Site Specific Comments:
1) Application review approval is subject to the applicant satisfying all conditions and requirements of
the previous engineering comments.

2) A maximum limit of potential easement of the stormwater detention control measure was shown on
the plans. This must indicate the maximum extent of grading as well, as the buffer area must be
kept “in situ”.

3) Indicate on the easement documents a path to access the rear stormwater detention control
measure.

Standard Comments:
1) Wastewater — Wastewater service for the development will be subject to the following conditions:
a. There are existing City sewer mains available to serve this development. The developer must
confirm that the existing sewer system/treatment plant has available flow from the City and
ReWa by submitting a Sewer Capacity Request Form (Service Lateral Fillable Form aka
PSSAR).
b. The wastewater permitting and acceptance process shall meet those requirements set forth
in the City of Greenville Design and Specifications Manual Chapter 8.
c. Each building shall have a separate and direct connection to the City’s sanitary sewer main.
d. Prior to using an existing lateral, the existing lateral must be tested to ensure that it conforms
to City of Greenville performance requirements. Provide a video documenting the condition of
the existing service connection prior to its reuse. A new lateral will be required if the existing
lateral is in poor condition. The final Certificate of Occupancy will not be issued until the lateral
is shown to be in good condition or a new lateral is installed.
e. Each building shall require a new service fee through ReWa.

2) Stormwater Management — The development is considered a larger common plan and must be
performed in conformance with the City’s stormwater ordinance (Article 19-7: Stormwater
Management). Specifically, you will need to have a Professional Engineer prepare a non-single
family site plan for the development and it will be subject to the following conditions:

a. A stormwater plan is required to be submitted with the non-single family site plan
permit. Submit the major, minor or the soil erosion and sediment control stormwater plan as
appropriate.

b. At a minimum, a stormwater plan should include:

i. Proposed layout.
ii. Appropriate erosion control best management practice standard details.
ii. A construction entrance.
iv. A concrete washout.
v. Silt fence
c. The plan should also show any drainage details needed to ensure the development will not
adversely impact adjacent properties and will adequately control runoff from offsite.

a. If the proposed development creates a new impervious surface greater than or equal to
0.25 acres, water quantity will be required for the 2,10 & 25 year 24 hour storm event with
no significant increase in the 100 year 24 hour storm event.



Any stormwater drainage system conveying offsite water shall be designed in compliance
with the Stormwater Ordinance.
Water quality treatment is required when either:

e The proposed development has a total impervious surface area ratio of 60% or
greater and disturbs 50% or more of the parcel or larger common plan over a five
year period; or;

e The proposed development creates a new impervious surface greater than or
equal to 0.25 acres.

3) Floodplain — A portion of the subject property is located in a FEMA floodplain as determined utilizing
2019 Flood Insurance Rate Maps.
4) a. Compensatory storage is required for all storage lost or displaced in a regulatory floodplain.

4) Wetland

Hydraulically equivalent compensatory storage requirements for fill or structures in a
riverine regulatory floodplain shall be at least equal to 1.5 times the volume of regulatory
floodplain storage lost or displaced. Such compensation areas shall be designed to drain
freely and openly to the channel and shall be located opposite or adjacent to fill areas. A
deed or plat restriction is required to prohibit any modification to the compensation area.
The regulatory floodplain storage volume lost below the existing ten-year frequency flood
elevation must be replaced below the proposed ten-year frequency flood elevation. The
regulatory floodplain storage volume lost above the ten-year existing frequency flood
elevation must be replaced above the proposed ten-year frequency elevation.
If the proposed development would result in a change in the mapped regulatory flood plain,
regulatory floodway, or the BFE on a site, the applicant shall submit sufficient data to the
city and FEMA to obtain the appropriate letter of map change (LOMC). All adjacent property
owners, communities, and the state department of natural resources shall be notified prior
to any alteration or relocation of a floodplain, and submit copies of such notifications to the
city. A LOMC due to fill does not preclude a development from meeting the compensatory
storage requirements.
provisions: All impacts to jurisdictional waters of the U.S. and waters of the state must be

permitted in compliance with all federal and state standards. This includes any permits from the Army
Corp of Engineers and any mitigation requirements.
a. Submittal requirements:

1. The applicant shall delineate all wetland area boundaries in accordance with the
current federal wetland determination methodology on the plans.

2. All federal and state permitting documents relating to wetlands shall be provided to the
city along with all permits issued.

3. All federal and state wetland monitoring reports shall be provided to the city.

b. Restrictions: Preservation of wetlands shall be provided by deed or plat restrictions.

Parks & Recreation Conditions

Conditions:

A full tree survey will be required before any permit for land disturbance will be approved. All trees over 6”
diameter to be removed will require inventory and mitigation per 19-6.3

Fire Department Comments

Comments:

Layout with 96’ cul-de-sac in accordance with 2018 IFC D103.4 will meet requirements for fire access.

Traffic Engineer Comments

Comments:

No comments.



